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~MORANDUM

DATE:
TO:
VIA:

FROM:

REVIEW TYPE:
APPLYfNG FOR:

PROmCT NA=
CASE #:
REVIEW BASIS:

ZONE:
LOCATION:

‘ MAS~R PLAN:
APPLICANT
FILWG DATE
HEAWNG DATE

May 2,2002
Montgomery County Planning Board
Joe R. Davis, Chief ~
Development Review Division
Wynn E. Witthans ~ti~
Planning Department Staff
(3ol) 4954584

Final Water Quality Plan and Site Plan Review
Approval of 487 dwelling units (153 SFD, 202 TH’s and 132 multifamily
units) inclusive of 46 MPDU’S on 77.61 acres
Clarksburg Town Center Phase D
8-02014
Sec. 59-D-3, M. C. brri~ng Ordinance, :~

RMX-2 Residential Mixed Use Center
Southeast of the intersection of Piedmont Road and Clarksburg Road
Clarksburg Master Plan and Hyattstown Special Study Area, June 1994
Terrabrooke Clarksburg LLC, fim Richmond, Contact
October 18,2001
May 9,2002

~NAL WATER QUALITY PLAN - STAFF RECOHNDATION:
Approval of Final Water Quality Plan including the Storsnwater Management Concept with
‘conditionsas stated within the April . . . ,2002 memo from MCDPS in Appendix; including
waiver of.Chapter 49-35 through 49-43 of the County Code “Closed Section Roads in the SPN
as notd in the above memo.

Conditions of approval for the PWQ SPA will be supplied when the memo is available.



The above memo to be finalized prior to Planning Board hearing of May 9 and distributed to
.,

<

Planning Board then. The final review encountered unexpwtd delays tbua creating this gap in
materials. Staff has been briefed and given drafta for the final ~QP approval letter and supports
the progression of this application to the Planning Board for ~view.

SITE PLAN ~VIEW - STA~ RECOM~NDATION:

Approval of 487 dwelling units (153 SPD, 202 Ns and 132 multifamily units) inclusive of 46
MPDUS on 77.61 acres with the following conditions:

1. Site plan approval will not be valid until Special Protection Area – Final Water Quality
Plan is’approved by MCDPS and MCDEP.

2. Standard Conditions dated October 10, 1995, Appendix A

,3. Park and School Site

a. Per MCPS Memo of May 2, 2002, the applicant shall prnvide adequate
engineeti fill for the building and rough grade the remainder of the school site to
allow school construction at a reasonable cost. Alternatively, if this cannot be
done, MCPS will consider another site within the subdivision pending revision of
the applicable Preliminary and Project Plans. ~emo attached)

b, M-NCPPC Parks Department shall review and approve all final path locations in
the site. Any path that may serve, as a substitute for a public sidewdk shall be
-“..:-.., -A L.. n-..,?,V. ,uweu “y Ur ,, ,.

c. Regarding the ball fields, the plan shaIl be consistent with condition # 6 of
Preliminary Plan 1-95042 as follows:

Dedication of the proposed partischool, as shown on the Applicant’s revisal
preliminary plan drawing, is to be made to M-NCPPC. b order to facilitate the
implementation of the combined parWschool facilities, the following pruviaions
apply

(a) M-NCPPC and the Applicant will enter into ti a~ement
specifying that an exchange of land, identified as areas “B1“ and “B2” on the
partischool concept drawing set out on Circle Page 49 of the st@ report, will
occur prior to the execution of the Site Plan fiforcement Agreement.

(b) Dedication of the approximately 8 acre area, identified as area”~
on the same partischool concept drawing identified above, will occur either at the
time of recordation of the plats for the adjacent phase of the projector at such
time as funds for constmction of the future element~ school are added to the
County CW, whichever occurs first.
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(c) The Applicant will provide site grading, infield preparation and
seeding of the replacement athletic fields on the approximately 8 acres of
dedicated land at a time which insures iha{,the~ will be no disruption in the
continued use of the existing athletic fields prior to completion of the replacement
athletic fields.

O) h the event that dedication occurs when funds for the
proposed school are shown in the Cm, Applicant will complete work on
the replacement fields prior to the cons~ction of the proposal school.

fii) In the event that dedication occurs prior to funding for the
school being shown in the CW, then upon construction of Street “F, as
shown on the revised preliminary plan, Applicant will commence work on
replacement of the baseball field. In addition, if at Site Plan it is
determined that there is sufficient earth material on site to construct both
replacement fields, then Applicant will also rough grade and seed the
replacern.entsoccer field when construction of s-t “F’ begins. A~a
tabulations for the proposed parUschool complexes to be submitted for
technical staff review at Site Plan. Final grading plan for the par~achool
site to be submitted for technical staff approval as part of the Site Plan
application.

c, Applicant shall acknowledges that there is sufficient earth material on site to
construct both fields and agrees to construct the two fields upon commencement
of construction of Street “F” referenced in the Prelirnin~ Plan approval, or prior
to construction of the proposed elementa~ school, whichever occurs first.

i. The exact location and orientation of the fields to be!~oprdinated with;7., ,,
M-NCPPC staff. ;,

ii. The softball field to be full sized with foul lines of 290’.
iii. The soccer field to be full adult size with dimensions of 360’ by 220’.

d,

e.

f.

Rrrd details regarding the ParMSchool site shrdl be reviewed by staff and shall reflat
the direction of the approved Preliminary Plan # 1-95042 and shall include input from
the Parks Department, MCPS and the Applicant for the final design of the ball field
and path layont, the metes and bounds survey of dedication prior to recordation,
grading, access, storm water management facilities and any other issues as required.

There shall be no disturbance (or activity to cause them to be unusable) of the
existing fields within Krrgs tical Park until the new fields are constructed. mote:
The applicant acknowledges there is sufficient earth work to build both ball fields and
‘willdo so.)

Applicant to construct paved hiker~iker trails in the following locations:
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2.

3.

4.

5.

6.

Aiongthe east side of Overlook Park Drive from Stringtowe Road to
..

Clarksburg Road (Route 121). Per Phase I approval. This trail will
‘

be”aligned to meet the Clarksburg Greenway Trail from the south
side of Stlingtown Road.
From the Clarksburg Greenway Trail along Overlook Park Drive to
the Kngs bcal Park pond trails (two connections to the pond trail) -
per Phase I appmvafs
Along the south side of Clarksburg Road fmm the pond area trails to
the intersection with Piedmoni - per Phase i approvals.
Along the south side of Piedmont from Clsrksburg Road to Street
“F- per phase one approvals
Along the west side of Street “F from Piedmont to Main Street and
continuing along Main Street to the Greenway Trail along Overlook
Park Drive – within the right-of way per DPWT standards.
Traila are to be constructed to park standards when outside of rigbt-
of-way. Exact trail alignments to be coordinated with M-NCPPC
and DPWT staff, and should be appropriately located and lsndscapd
to maintain a park like setting while alao fulfilling the ned for safe,
off road transportation in the area,

4. Piedmont Road

a. The applicant shall pursue the abandonment of the pr~criptive nght-of-
way of Piedmont Road and Burnt Hill Road with Montgomery County
prior to recordatimr of plats for !hese zws.

b. Building Permits for the units located within the prescriptive right-of-way
shall be withheld until County Council grants the approval of the
abandonment request.

c. Plats for the areas containing the prescriptive right-of-way shall contain a
note stating construction of units located within the prescriptive right-of-
way shall not permitted to be built until the prescriptive right of way has
been abandoned pumuant to Chapter 49 of the Montgomery County.Code.

d. A nght-of-way.exhibit identifying the affected lots shall be developd as
an attachment to the Opinion.

5. MPDU’S

In order to maintain an equitable balance of MPDU’S, all units withn Blocks EE and Go of
Phase I Site Plan 8-98014 as shown in MPDU exhibit dated May 2,2002 (attached)
will not be constmctd until the Planning Board approves a revision of those blocks (proposed to
be resubmitted for approval).
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6. Wa]vers requested and’previously approval
-Waiver of lots fronting on a public right-of-way Section 50-29-(A)(2) -(Staff
recommends approval due to interconnecting grid of str~ts and it’s limited use).
-Waiver of closed section streets has been approved with the Project Plan.

7. Environment

a. Record plats to reflect delineation of a Category I Conservation easement that
includes the streatiwetland buffers and forest conservation areas, as shown on
the site plan, that are not part of the park dedication area.

b. Final erosion and sediment control plans shall be submitted to Environment
Planning staff for review and comment prior to approval by MCDPS.

c. The Final Forest Conservation Plan must be approved and bonded prior to
issuance of the sediment and erosion control permit.

d. The outfall from Pond #3, and any other stormwater management facihty or storm
drain outfalls which extend into the environmental buffer, shall be field located by
aPPlicant’s rePr@entative, MCDPS, and ~CPPC Environmental Planning staff
prior to approval of the storurwater managementisediment control permits by
MCDPS.

e, MNCPPC Environmental Planning staff shall review and approve detaild design
plans for any wetland mitigation sites within the environmental buffers ptior to
issuance of sediment control pefits or authorization to clear and grade any of
these facilities.
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ISSUES mSOLVED AND tiENTIFIED DUWNG Tm SITE PLAN MVIEW
PROCESS

SPA

The Board has adopted guidelines for Park and Planning Department review of projects
within SPA’S. Th=e guidelines focus on expanding wetiand buffers, expanding and
accelerating forest conservation opportunities, and limiting site imperviousness levels.
They have been addressed by the site pian in the foiiowing manner

BUFFERS - Stream buffers per the Environmental Guidelinesand priority forest
conservation areas have been protected with“theexception of unavoidable intrusions to
tie out grading from a few lots and on the park-school site. The intrusions occur in
unforested areas and have been minimized. Mitigation for the impacts will be provided
by 2:1 reforestation..

FORESTATION – All unforested stream buffers will be reforested using larger stock to
minimize the time to canopy closure. A 5-year maintenance program ia required to
better ensure survival of the planting.

IMPERVIOUSNESS – Imperviousness within the town center far exceeds the level that is
desirable in the headwaiters of a sensitive watershed such as Little Seneca Creek.
Maximum effort haa been made to reduce the amount of imperviousness given the
proposed development pat(em. Hope for reducing the impact of the excessive
impervious surfaces lies in providing extraordinary stormwater management facilities
and BMYs for all mnnff from !hese suflaccs.

Park and School Site

The concepts for the combination of a PartiSchool were established in the Project and
Preliminary Plan approval in 1995. Copies of those opinions are attached to the Planning Board’s
packets and arc available to the public from the staff folders. Essentially, the Applicant shall
build two ball fields for the Park and a SWM pond for the school. MCPS will have a site
available to them for a school. The earlier approvals worked out the mechanics of the land
transfer, the grading and other specifications for tbe construction of the Park’s ball fields with the
requirement that a grading plan be worked out by the time of Site Plan review.

In tie course of site plan review, as the partischool plan was being developed, issues of concern
have developed, A tetter from MCPS is attachd which recites their concema with [be current
school site location due to the severe grading problems associatd with the site. They are asking
the Planning Board to require the applicant to provide engineered fill to compensate for the
considerable elevation changes – 20 feet in some areas of the site.

i

With the Planning Board’s concurrence, the final grading plan will be finalized after the Site
Plan approval in order to work out grading and other details of the submittal listed in the
conditions above.
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Citizen Comments

Staff has not received any comments regarding the proposed site plan at tiis time. The citizens
remain concerned about dark sky issues and provision of bike paths in general.

Hedmont Road

The right-of-way for Piedmont Road is a prescriptive right-of-way- never dedicated to pubic use
but used as one for many years. The applicant has not yet pemsed the abandonment procedures
required to take ownership of the road and develop it. The applicant wil[ begin construction of
the replacement to Piedmont Road - A-305, an arterial street that will connect in a loop around
Clarksburg. Staff recommends that until the older prescriptive right-of-way has been abandoned
and ownership of the land is laken over by tbe applicant, no building permits shall be released for
construction of units that are affected by this alignment. The applicant has requested the ability
to build units but not occupy them prior to the road abandonment. Both staff and the applicant
agree that the applicant should be able to pursue site preparation activities prior to tbe
abandonment.

Lighting and Landscaping

The applicant has received approvals to use a new light fixture in section of the site that have
been previously approved and are under construction. It is hoped that this and other applicants
may be able to use this light fixture in future sections. Staff is in the process of reviewing the
light fixture and determine.situation for it its use. A draft Clarksburg Streetscape plan and a

:} .streetscape working group are current venues for these discussions. ,p !
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PROJECT DESCRIPTION” Surrounding Vicinity

Clsrksburg Town Center is a neo-traditional subdivision that proposes residential and
commercial development in blocks with street trees and sidewdks and open spaces. The
headwaitersof the Lhtle Seneca Stream Valley create the basis of the open spaces preserved
internally. The G~nway Trail will be along the edge of this Stream Valley and it will
eventually connect to the north to Little Bennett Park and south to the remainder of many
C!Lrksburg projects crrrrently under i~iti~~.

The proposed sma is in the northeast quadrant of the entire site that ex@nds from M-NCPPC
Kings heal Park to the previously approvedPhase I section, approximately mid way into the
parul. The northern boundary adjoins Piedmont Road beyond which is Burnt Hills Road and
land zoned Rural Density Transfer and currently developed with SFD housing. An overhead
power line extends beyond the property to the east from northwest to southeast.

Clarksburg Road bounds the site to the north. On the opposite side of the road is a vacant parcel
possibly slated for a fire station. Further to the west, but still opposite the subject site, m three
residential projects in various stages of development. Each of those projects am contributing to
the reconstmction of Clarksburg Road on the north side, Clarksburg Town Center will make the
improvements to the southern side as it adjoins !heir property and the Park School Site.

8
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PRO~CT DESC_ION: Site Description

The site is a fofier a@cultural field that includes rolling hills and is upland of the Little Serreea
Stream Valley tibutti=. Them is vegetation (trees and other hedgerow growth) in the low lying
areas but no significant growth in the field areas. Piedmont Road is currently defined as a
prescriptive righr-of-way, defined by common use but not dedicared to the public as a nght-of-
way. The former alignment of Piedmont Road cuts into the proposed development area and
tie road will be relocated as A-305 as determined with the earlier approved Prelirrdnary Plan.

‘,

10



“..

PROJECT DESCR~lON: Site Description

The site is a fotier agricultural field that includes rolling hills and is upland of the Little Sen~a
Stream Valley tributties, There is vegetation (trees and other hedgerow growth) in the low lying
areas but no significant growth in the field areas. Hedmont Road ia currently defined as a
prescriptive fight-of-way, defined by common use but not dedicated to the public as a right-of-
way. The former alignment of Piedmont Road cuts into the proposed development - and
the road will be relocated as A-305 as determined with the earlier approved Pmlitin~ Plan.

,#. ’,.,,..
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PROECT D~CMPTION PrOposaJ

Phase D of the Clarksburg Town Center includes housing arranged in blocks, a community
center and ‘Village Green” on a hilltop and a psrWschool site. The units proposed include single
family detached, townhouse and multifamily units are mixed within blocks and most am
accessed via rear alleys with freestanding or integral garages. TJremultifamily urriram
developed in “Manor Houses” which look like one large house bot actually contain 9-12
apsrtrnenticondo type units. The distribution of MPDU’S are provided in a seamless fashion
witiri9n the community in both townhouse and multifamily units.

Main Street extends from the Phase I Main Street area and creat& a focaJ point of the
community center and “Village Green,” Most all of the units face all the str~ts or occasionsfly,
an interior court. Service roads are located along the A-305 frontage so maltsface the
surrounding arteriaJs @art of the Project Plan approval). Unit rear yards that adjoin tie site
boundaries have bmn reviewed for noise levels and noise fences have been added where
required.

,.
Cumntly the plan shows most of the units with a detached garage at the sJley Jirre.Staff supports
this configuration because it creates an”enhanced definition to the alley that keeps the cars
separated from the small yards behind each unit.

The alleys on site have been reviewed for.efficirmcy and their attractiveness as a secondary
entrance to each home. To improve the appearance of the alleys, the applicant has proposed
accent paving for the driveway entrances to the garages, added landscaping where possible, has
clustered garages to provide additional rear yard green space and provided individual lighting for
each garage that provides shielded lights to redum unnecessa.w Iicht snill., ... .. . _,._._.

hndscaping for the project includes regularly spaced street trees, semen planting for side and
rear yards, front yard planting for each unit and attractively landscaped courts and sitting areas
located throughout the residential blocks. The “Town Sqosre” focal point includes a gazebo and
open space sitting areas, shade trees and attractively designed perennial and shrub beds. The
lawn areas are graded so to SJ1OWfor outdoor performances. The neighborhood cotions have
been designed with sitting anti landscaped areas.

Streetscape lighting includes a variation of the “Hagerstown’~light fixture. The fixture has been
tentatively approved for use by DPW&T for use in Clarksburg Town Center Phase I and includes
a solid cap that reduces upward light spill. Further review of the fixture is necess~ to review
the darks sky qualities and it’s suitability for other projects within Clarksburg Town Center.

Green spaces are provided in Iocalized’rreighborbood greens and in the stream valJey areas
adjacent the site, Storm water management faciIities am scattered around the units and in the
downhill areas towards the stream valley. Behind Block “A a dry stream, developed with rocks
and plantings, will handle run-off and create an attractive open space feature.

Parking has been provided on site for each townhouse and single family detachd unit. The
manor houses (the muJtifamiJy unit) wiJJhave off street parking in parking bays in the alleys

12



behind the units. Parallel parhng is provided on all the public streets, where feasible, providing
for visitor parkng and extra r~ident parbng.
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PROJECT DESCRIPTION: Prior Approvals

Project Plan # 9-94004 was approved on May 11, 1995 and Preliminary Plan # 1-95042 was
aPPmvd on September 29, 1995. Below is a synopsis of the earlier approvrds and the way they
have kn addressed in the site plans.

PROJECT PLAN #9-94004 CONDITIONS
i. Densiw iimited to i,300 du; i50,000 sf of
retail and 100,000 of office

2. Transportation hprovements

3. Dedicate and Construct A-305 Mid County
Highway)

4. Dedication and construction of A-260
(Stringtown Road)
5. Environmental hprovements prior to Prelirr
Plan

6. Environmental hrrrovements: tiuce
disturbance to atrearn buffers, etc; identify
SWM facilities at time of Pmlim Plan within
applicant’s facilities.-

7. Park School: final concept plan and related
terms and conditions to be finalized with
Prelim Plan
8. Wstoric Preservation:Min width of ROW on
Redgrave place; provide sewer easements;
John Clark memorial space; provide ROW and
moving expenses to move the historic house in
the way of Main Street
9. Compatibility to Church and adi residences
in historic district
10. Revised Street Layouts: Town Square
Loop; Stnngtown Road frontage; no access to
elem school from Greertway Road Revise
access to A-305 at Burnt W]] Rd; use private
drives next to A-305; receive waivers prior to
SP approval
11,Staging of amenities

12.Lmrdscaping : Streetscape; buffer areas adj
:0tienals; SWM areas
13.Maintenance by HOA
14.Additional Access to A-260 and A-27

SITE PLAN RESPONSE
PIlase I – 768 du’s approved
Phase D- 463 units proposed
Conforms to stating plan finally determined in---
the Preliminary Plan
Dedication as requi~d, prescriptive R.O.W.
shifted to site boundary; construction ~hasirrg.-
yer Preliminary Plan -
Dedication as required; construction phasing
yer Prelim PIan
SPA Approval

SPA approval; SWM concept approved

Grading Plan under preparation to conform

Addressed in Phase I Site Plan

Addressed in Phase I Site Plan

Phase I addressd Town Square Loop
Strirrgtown Road frontage; remainder
addressed with Phase ~ site plan

Greenway amenities to be constructed with
Phase I -
On Site Plan

HOA established with Phase I Site Plan
Provided in Phase I Site Plan

14
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PREL~NARY PLAN # 1-95042
l.Densitv limited to 1.300 du; 150,000 sf of.
retail and 100,000of office; Tran Memo of
9/26/95; record plat phasing sched
2. FCP conforrnmce
3. Commercial area pond outside stream buffer
4. Ag areaa out of production
5. Road dedication
6. Dedication of Park School site with detaild
yroviaions
7. Applicant to enter into agreement ‘togrades,
etc ball fields
8. Record Plata to delineate conservation areas
9. No clearing or grading prior to SP approval

site plan
14.Prelim Plan approval tied to Proj Plan
15.Other necessary easements
16. Building Permit Schedule
17.Validity Period

SITE PLAN ~PONSE
Site Plans conform; per earlier record ulat
phaaing approval

Per each site plan review and approvrd
Per Phase I approvrd
Prior to Phaae I construction

. .

: discussion above .in
Aa recorded
Per Phaae U site Plan - aw
Issues Resolved During Site Plan Review
Per Phaae ~ Site Plan

Per Phase I and H record plats
Borrow and storage areas approved by
Planning Board at time of record plat phasing
revisions
Adjustments made aa needed
Per site plan per phasing plan
Addressed in the FWQ Plan
Phaaing schedule to be provided to Planning

-

Site Plans follow conditions as determined

Is



ANALYSIS: Confomanee to Master Plan

The earlier project plan approval # 9-9404 has established the plan conformance with the Master
Plan. The land use, cumulation and urban desi~ objectives have been met.
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Charles P. Johnson & Associates, Inc.
Planners Engineers . Landscape Architects Surveyors

CPJ
Associaks

SilverSpring, MD Frederick, MD Fairfax, VA

May 02,2002

Wyun Witirrs
MNCPPC

“8787Georgia Avenue
Silver Spring, MD

Re: Clarksburg Town Center
Phase II
8-02014

On behalf of our client, Terrabrook we are requesting a waiver for IOS fronting on a public
right of way as required by the zoning ordinance. The lots in question are 39 and 40 Block N (as
shown on our site plan) and they have access to both a private drive and private alley. It is our
understanding that Montgome~ Count DPS is requiring us to change tie road in front of these units
from a public to a private street, therefore crating this condition.

Thank you for your consideration in ti]s matter.

1751 Elron Road ● Silver Spring, MD 20903 ● 301-434-7000 ● Fax 301-434-9394



MEMORANDUM

MONTGOMERYComn DEPARmNT OF PARK & ~G

May 2,2002

,.
,,

TO: Wynn Witthans, Development Review

FROM:
~,{~~

Doug Powell, Park Planning and Resoume Analysis ‘\

SUB~CT Clarksburg Town Center, Site Plan #8-02014.

Park Planning and Wsource Analysis staff has reviewed the above-referenced Plan and
requests certain CONDITIONS OF APPROVAL as set forth below

- Applicant to provide site grading, infield preparation ru]dappropriate seeding for
construction of a full sized softball field (foul lines of at least 290’) and construction
of a full sized soccer field (360’ by 220’). Fields to be constructed to park standards
and specifications, and are to be located on land being dedicated to M-NCPPC which
is adjacent to, and north of the current boundary of Kings Loml Park. Applicant
acknowledges that there is su~cient earth material on site to construct both fields and
agrees to construct the two fields upon commencement of construction of Street “N
referenced in tbe Preliminary Plan approval, or prior to construction of the proposed
elementary school, whichever occws first. Exact location and orientation of the fields
to be mordinated with M-NCPPC staff, This condition can be facilitated by
adding the following to your memorandum:

a. “Regarding tbe ball fields,
a. Applicant will not disturb tbe two existing athletic fields at Kings Local

Park, or canse them to be unusable, until at least such time as tbe two
new fields are operational.

b. Condition # 6 from approved Preliminary Plan # 1-95042 shall apply as
follows:

1. Applicant acknowledges that there is sufficient earth material on
site to construct both fields and agrees to construct the two fields
upon commencement of construction of Street “F” referenced in
the Preliminary Plan approval, or prior to construction of the
proposed elementary school, whichever occurs first.
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2.

3.
4.

The exact location and orientation of the fields to be coordinated
with M-NCPPC staff.
The softball field to be full sized with fod lines of 290 feet.
The soccer field to be full adult size with dimensions of360’ by
220’.”

- Applicant to construct paved hikerbiker trails in the following locations:

a.

b.

c,

d.
e.

Along the east side of Overlook Park Drive from StrirrgtowrrRoad to
Clarksburg Road (Route 12I). This trail will be aligned to meet the
Clarksburg Greenway Trail from the south side of StrirrgtowrrRoad.
From the Clarksbtrrg Greenway Trail along Overlook Park Drive to the Kings
Local Park pond trails (two connections to the pond trail).
Along the south side of Clarlcsburg Road from the pond area trails to the
intersection with Piedmont.
Along the south side of Piedmont from Clarksburg Road to street “W.
Along the west side of Street “F” from Piedmont to Main Street and
continuing along Main Street to the Gre,enwayTrail along Overlook Park
Drive.

Trails are to be constructed to park standards. Exact trail alignments and widths
to be coordinated with M-NCPPC and DPWT staff, and should be appropriately
Ioeated and landscaped to maintain a park like setting while also fulfilling the
need for safe, off road transportation in the area.



ANALYSIS: Conformance to Development Standards for the M-2 =ne

PRO~CT DATA TABLE

Permitted
Development Standard Required Proposed

bt Area (at.): 30 ac. 77.61 AC Phase E
270.16 AC Total CTC
parcel

Density (dweIlin@acre):

Dwelling Units: 1,300 total 487 du

,.. .

One-family detached
One-family attached Townhouse
Multiple-family
TOTti
Moderately-pliced DU’s included (see E

discussion-ahead)

Min Green area outside of amenity area (total for site)
Min. W/in Cormnercid portion of site 15%
Min. w/in residential portion of the site 50%

(38.81 ac)
Building height: 4 stories
Min.Residential Density 30 dtiac

Min. Bldg Setbacka (ft.):
From One Family fine

CoWercial bldgs
Residential bldgs

From Any Street
Commercial bldgs
Residential bldg

100 ft.
100 ft.

da
52.4%(40.68
Ac)

4 stories
11.9dtiac

(1,300 dti109.17 ac)

n/a Phase ~
da

n/a Phase m
10 ft rein*

Parking:

17



Total @ Zdu for ~ & ~ 668
(S~ pkg provided on lots)

Standard 654
Handicapped-accessible 14
(On street parking not included)

668
264 off smet
404 Garage
654
14

* The Planning Board reviewed this setback during the Project Plan review and found that no
setback is necessary per the approved Master Plan.

~DU CMCWATIONS:

~DUs r~uired: 163 (12.5% of 1,300 units)
MPDUSprovided Phase I: 96 Phase K 45 Subtotal: 141 ~DU’s for
l,231unitsor 11.45 % ,

With the approval of this Phase H Site Plan, the MPDU provision is slightly behind the number
of units approved. To balance out the number of MPDU’s with the number of units approved, a
portion of units within Phase 1are proposed to be delayd in construction. These 150
(approximately) units are identified as Block= and GG on the MPDU Phaaing Plan of May 2,
2002. These blocks arc intended to be revisal by the applicant in the future and returned to the
Planning Board for -approval. When the final section of Phase ~ retail and the residential and
the revised Phase I residential uses are reviewed by the Planning Board the full measure of
MPDUS will be supplied to the project.

18
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WCMATION CALCULATIONS:

The recreations calculations have been re-assembled with the previously approval sections of
CTC Phase I because of the contiguous nature of Ihe development. The calculations do not
diminish the earlier approvals as they are based on the same number of units,

19



.,<

Mar&21,2M2

RECREATION FACILITIES WORKSHEET
Clarksburg Town Center

Phases lB1, 1B2, 1B3 & 2

DEMAND POINTS PER POP~ATION CATEGORY
HOUS~G TYPE D1 D2 D3 D4 D4

S.F. m 229 32.1 43.5 41.2 295.4 16.0
Townhouses 476 80.9 104.7 85.7 614.0 33.3

Gardetiulti-Family 230 25.3 32,2 27.6 271.4 36.8

TOTAL DEMAND 935 138.3 180.4 1s4.s 1,180.8 86.1

SUPPLY PO~TS PER FACILITY
FAC~TYDl

Seating Areas (31)
MuIt-Age Play (3)
Tot bt (2)
Open Play ~ (2)
Swimmin8 Pool (1)
Wading Pool (1)
Community Space (1)
hdoor Fitness (1)
Soccer Field (1)
Baseball Field (1)
Nature Trail
Nature Area
Bike System
Pedestrian

TOTALS

D2
31.0
27.0
18.0
12.0
1.4

20.1
13.4
0.0
2.0
2.0
6.7
0.0
6.7

13.4

D3 D4 D5
31.0 46.5 155.0 62.0
33.0 9.0 21.0 3.0
‘4.0 0.0 8.0 2.0
18.0 24,0 60.0 4.0
35.9 30.8 287.5 12.1

8.8 0.0 57.5 4.2
26.3 45.1 345.0 33.8
17.5 15.0 230.0 12.7
15.0 20.0 40.0 2.0
15.0 20.0 40.0 2.0
17.5 22;5 172.5 12.7
8.8 15.0 115.0 4.2

17.5 22.5 172.5 8.4
35.0 22.5 517.5 38.0

159.7 283.3 292.9 2,221.s 201.7



FI~INGS: For Site Plan Review

1.

2.

3.

The Site Plan is consistent with the approved Project Plan # 9-9404approved May 11,
1995 for” the optional method of development as requird See conforrnaue analysis
above.

The Site Plan meets all of the requirements of the zone in which it is located. See project
Data Table above.

The location of the building md structures, the open spaces, the landscaping, recreation
facilities, and the pedestrian and vehicular circulation systems are adequate, safe and
eflcienl.

a. Buildings

The proposed layout of buildings and the anangements of open spaces crestea
traditional neighborhood that orients building towards thetree and sidewalk lined
streets and provides for common open areas to enjoy natural or more designed
open spaces. The variety of buildings: single family detached and townhouses
and multifamily, all add interest to the community and provide fora variety of
living opportunities.

The ~DWs are truly mixed within the subdivision by type and location so they
are a seamleas part of the community. Recreation facilities are dispersed
throughout the neighborhood and allow for a variety of recreational experiences.

The location of the Community Building and pool on the hilltop provides a focus
for the community visually and functionally in its central location. A well
designed gazebo and adjacent landscaped areas further promote the function of
the civic space.

b. Open Spaces

Open spaces are provided within the development,and in the adjacent stream
valleya. Within the developed areas, the open spaces provide for sitting areas,
walks, and buffers between development. In the stream valleys, the open spaces
are used for mitigation of environmental impacts, recreation, buffering of
environmentally sensitive meas, and fomt preservation.

Stream Buffers

Stream buffers per the Environmental Guidelines have been proteeted, with the
exception of unavoidable minor intmsions to tie out grades from a few of the
houses and on the park-school site. These irrtmsions have been minimized and
mitigation for the impacts is required. None of the impacted stream buffer areas
are cuwntly forested, but all wilI be reforested.
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Storrnwater management is provided by several on-site water quantity and quahty
facilities which have been required as part of the review and approval of the SPA
Water Quality Plan. Water quality control will be providd by an extensive series
of Best Management Practices (BWS) including, sand filters, bioretention, ,clean
water recharge; and grass swales. These facilities am linked together with the
quantity control facilitiw that consist of two dry ponds. A portion of Phase ~ also
drains to the wet pond that was approved in the Phase I site plan. The linked
stormwater management facilities provide extraordinary and redundrnrt
storrnwater management controls.

Noise

Significant noise impact affecting exposed rear yards of houses along A-305 have
been mitigated to the extent feasible by noise fencing. Interior noise levels within
dl of the units along this roadway will be addressed by appropriate building
design and constmction.

c. Landscaping and Lighling

bndscape design for the project includes regularly space strwt trees, foundation.
planting, open area buffer planting and alley planting. The landscaping on the site
creates attractive street to encourage walking and it creates an attractive setting
for the units. The public open spaces (play and sitting areas, the central open
space) are developed with extensive landscaped areas and each garden has a
design theme to enhance its character.

Lighting for the plan includes a new light fixture - the Hagerstown fixture- has
been approved on a pilot basis in other section of Clarksburg. The light fixture is
consistent with use in residential area and darks sky concerns. Staff suppofis the
applicant’s desi~ to gain approvals from DPS to use this fixture throughout the
project. The alleys will include individual light fixtures on each g~age to
mainttin low levels of light.

d, R-<reatimr

Recreation demand is satisfied as shown in the recreation calculations table
above.

e. Vehicular and Pedestrian Circulation

The street connections to the site are in accordance with the approved Preliminary
Plan, and the layout provides a grid for an interconnmted vehicular system.
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Pedestrian paths and sidewalks follow the strmt system and create a similarly
efficient vehicular system. The adjacent and integral p~k sysmm includ= a bike
system that creates bike connections alongside the Grccrrway Trail and connects
to httle Bennett Park. Bikepaths are on the Clsrksburg Town Gnter side of
Piedmont Road and Clarksburg Road and provide a seamless system of bike
transport for commuting and recreation.

4. Each structure artd use is compatible with other uses and other Site Plans and with
existing and proposed adjacent development.

The buildings arc compatible to each other in their orientation to the street and similar
massing and patterns. The housing proposed is similar to other housing projects in the
area – it was the first project to receive approvals and be~rt conamction and has set the
tone for the area.

Buffers have been provided along road frontages, behind visible building rew yards as
required.

The activity associated with the proposed residential and recreations uses will not cause
any negative effect on surrounding residential and a@cultural land uses.

5. The Site Plan meets all applicable requirements of Chapter 22A regarding forest
conservation.

Forest Conservation requirements for this phase of the development include
preservation of existing forest within and adjacent to the greenway, and reforestation of
the unforcstd stream buffer areas on tie entire site. The forest consewation areas will be
protectd either by park dedication ,or Category I conservation easement. In addition to
the reforestation required by the law, reforestation is required to mitigate for
encroachments into the stream buffers with grading as mentiorrd above. This
reforestation will ‘beprovided at a rate of two times the areas of encroachment.

A. Standard conditions dated October 10, 1995
B. MCPS btter 512102
c. =D Memo S/2/02
D. MCDPS Memo S-02-02
E. Waiver request S/2/02
F. Parks Memo 5/0202
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APPENDIX A: STANDARD CONDITIONS OF APPROVAL DATED 10-10-95:

1. Submit a Site Plan Enforcement Agreement, Development Review Program and
Homeowner Association Documents for review and approval prior to appmvd of
the signature set as follows:

a. Development Program to include a phasing schedule as follows:

1)

2)

3)

4)

5)

6)
7)

Streets tree planting must progress as street construction is completed,
but no liter than six months after completion of the units adjacent to
those stints.
Community-wide pedestrian pathways and wreation facilities must be
completed prior to seventy percent occupancy of each phase of the
development.
bndscaping associated with each parting lot Md building shall be
completed as construction of each facility is completed.
Pedestrian pathways and seating areas associated with each facility
shall be completed as construction of each facility is completed,
Clearing and grading to correspond to the construction phasing, to
minimize soil erosion.
Coordination of each section of the development and roads.
Phasing of dedications, stomwater management, sedimerrtierosion
control, recreation, forestation, corrmrrrnity paths, trip mitigation or ‘:)
other feature.

b. Site Plan Enforcement Agreement to reference applicable road
construction phasing and partischool agreements.

2. Signature set of site, landscapeflightirrg, forest conservation and sediment and
erosion control plans to include for staff review prior to approval by Montgomery
County Department of Permitting Services @PS):

a. Undisturbed stre~n buffers at least 150 to 240 feet wide as .showrr on the
site plan.

b. Limits of disturbance.
c. Methods and locations of tree protection.
d. Forest Conservation areas.
e. hcation of storrrrwater facility and storm drain outfalls away from forest

preservation or other environmentally sensitive mas.
f, Conditions of DPS Final Water Quality and Stormwater Management

Concept approval letter.
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g Note stating the M-NCPPC staff must inspect
protection devices prior to clearing and grading.

h. The development program inspection schedule.

tree-save areas and

i. Catego~ I conservation easement and park dedication boundary.
j. Streets trees as shown all public swets.
k. Centralized, screened trash areas for all multi-ftily and one-family

attached units except townhouses.
1. Details for and location of noise fencing to attenuate current noise levels

to no more than 60 dBA Mrt for the aotdoor back ya-d area of homes with
side yards facing A-305.

3. Forest Conservation Plan shall satisfy all conditions of approval prior to recording
of pint and DPS issuance of sediment and erosion control permit.

4. No clearing or grading prior to M-NCPPC approval of signature set of plana.
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650 Hmgerford DrWe ● Rockvllle,Mary]and . 2~-1747

“-’”’’no”a(s”’”2794425

May 2,2002

Mr, Aflhur Holmes Jr., Chairman
Montgomery County Planning Board
8787 Georgia Avanue
Silver Spring, Maryland 20910

Dear Mr. Holm6%

Re: Clarksburg Town Center- Site Plan 8.02014 Phase 2

This Is to comment on the referenced site plan as it ~nmma the future elementary achaal.
that is to be dedlcsted to the Board of Education.

We appreciate the recent efforts of M-NCPPC staff and the developer to address our
concema of storm water management, forestation and grading. Tha developer hae
agreed to enlerge tha storm water management facility to serve the school and configure
the propehy lines to eeparate Nfrom tha future school site. Forestation areas are .ti ba
providad off site by the developer. The developer has also agraed, and M-NCPPC
concurred, that grading naar the existing pond will be modified to provide more buildable
area on the school site.

However, we are still concarned about the e~anslve grading that will be required to make
the site a buildable one. Our concerns focus on two grading areas, the adjacent balllfielda
and the school site itself.

Adiacent ballflelde
Current plans call for the construction of two ballfields that wIN be dedicated to theM-
NCPPC. Plans cell for e ten-foot grade dfierence between these fields and the school
prope~, necesaltating the construction of a retelnlng wall, Montgomery County Public
Schools requests that as a condition of the sits plan approval, the applicant be required to
re-configure the ballfielda, locating them tirther from the school property line, or K this is
not feasible, construct an adequate retaining wall to accommodate the tifiarence In grade.

Gratina of schools~
In developing Terrabrook, the final gredes are such that in order to build the school,
including. the playgrounds, driveways and parking areaa, approximately 20-23 feet of fNl
dirt will be required acroas the bulk of the prope~. ?hla ia an unacceptable additional
expense and constitutes e mndtilon of excessive grading, In fact, the Montgomery ~unty
Council has in the past directed the Board of Education to ensure that any proposed
dedicated school sltea are usable and will not require major expensa to develop, Since

Dapsflmentof FacllltleaManagement
7361 Calhoun Plaos - Suite 400

Rockvllle,Me@end Zoese
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Mr. Arthur Holmes, Jr. -2- Mey 2,2002 ,,

the appllcant was not required to complete a final grading study until she plan, th18
condtilon was not known at pretimlnaw plan.

As stated in the MontgomeV Coun& Coda, Sactlon 50.30 (d and e)

‘Unless the applicant agraes to pay hr additional stie pmpemtlon ats, a site
may be refused as unsatiable becausa of natural feafums If s~e prepamtlon
wok for the intended public use w/11mqulm significant excavation of m~,
excessive grading or the gmding steep slopas, remedial environmental
measums or slmllar wok.”

“ if the Boeti finds that the same can be Iessenad by a mamngement of
lo~s. and.: straets or other platting devlcas, the boati may raquim that the
subdlvklon be so rearrange d,..”

MCPS requaats that as a condltlon of she plan epproval, tha applicant provide adequate
‘“’engineered fill for the building and rough grade the rem’alnder of the SAOOI alte to allow
school wnatructlon at reasonable @st. Alternatively, if thla cannot be done, MCPS will
conaldar another ske within the subdlvislon,

< .

Thank you egaln for your coopemtlon and assiatence, If you need addtilonal lnforrnatlon,
pleaae contect me at 301.279-3131 or Mary Pat Wilsoh, slta administration apeclatiat at
307-279-3009,

za.$~-
Real Estate Management learn Laader
Depatiment of Faclltias Management

J~m~
bpy b

Mr. Hawas
W. Burke
Mr. Shpur
Mr. Davis
Ms.Wltthans
Ms. Schmleler
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May 2, 2002

MEMOWNDUM

TO: Wynn Witthans
Development Review Division

FROM: Cathy Conlo
Countywide Planning Division-Environmental Planning

SUBJECT: Clarksburg Town Center, Phase 11- Site Plan No. 8-02014

Recommendation

Environmental Planning staff have reviewed the above-referenced plan and
required Water Quality Plan. We recommend approval of the Water Quality
Plan with the conditions of the MCDPS memo, and approvaf of the site plan
with the following conditions:

1. Development Program to include a phasing schedule as follows:
$

a: Clearing and grading to correspond to the construction
phasing, to minimize soil erosion.

b. Phasing of dedications, stormwater management,
sediment/ erosion control, recreation, forestation, communi~
paths, trip mitigation or other features.

c. Phasing of site clearing and grading to minimize soil erosion.
d. Phasing of stormwater management and forest planting.

2. Signature set of site, landscape/lighting, forest conservation and
sediment and erosion control plans to include for staff ieview prior
to approval by Montgomery County Department of Permitting
Services (DPS):

a. Undisturbed stream buffers at least 150 to 240 feet wide as
shown on tie site plan.

b. Limits of disturbance.
c. Methods and locations of tree protection.
d. Forest Conservation areas.



3.

4.

5.

6.

7.

8.

9.

e.

f,

g.

h.
i.

j.
k.

Location of stormwater facility and storm drain outfdls away
from forest preservation or other environmentally sensitive
areas.
Conditions of DPS Final Water Quahty and Stormwater
Management Concept approval letter.
Note stating the M-NCPPC staff must inspect tree-save areas
and protection devices prior to clearing and grading.
The development progr~ inspection schedule.
Category I conservation easement and park dedication
boundary.
Streets trees as shown dl public streets.
Details for and location of noise fencin~to attenuate current
noise levels to no more than 60 dBA Mn for the outdoor
back yard area of homes with side yards facing A-305.

Forest Conservation Plan shall satis~ all conditions of approval
prior to recording of plat and DPS issuance of sediment and
erosion control permit.

No clearing or grading prior to M-NCPPC approval of signature set
of plans.

Record plats to reflect delineation of a CategoW 1.Conservation
easement which includes the stream/wetfand buffers and forest
conservation areas, as shown on the site plan, that are not part of
the park dedication area.

Final erosion and sediment control plans shall be submitted to
Environment Planning staff for review and comment prior to
approval by MCDPS.

The Final Forest Conservation Plan must be approved and bonded
prior to issuance of the sediment and erosion control permit.

The outfall from Pond #3, and any other stormwater management
facdity or storm drain outfalls which extend into the environmental
buffer, shall be field located by applicant’s representative, MCDPS,
and MNCPPC Environmental Planning staff prior to approval of the
stormwater management/sediment control permits by MCDPS.

MNCPPC Environmental Planning staff shd review and approve
detailed design plans for any wetland mitigation sites within the
environmental buffers prior to issuance of sediment control
permits or authorisation to clear and grade any of these facilities.



10. Environmen&l Planning staff must review and approve final
grading and limits of disturbance for the park-school site. If
grading encroachment into stream buffers is approved as part of
this review, compensation with reforestation planting at a rate of
2:1 will be required. This is in addition to other forest conservation
planting requirements.

Site Conditions

The subject property consists of a portion of the town center site which is
located at the headwaiters of one of the main branches of Littfe Seneca Creek, a
Use Class IV-P stream. A large part of the site is existing agricultural field.
Approximately 9 acres of wetland, 15 acres of floodplain, and 54 acres of forest
exist within or in proximi~ to the stream valleys. The portion of the siti
covered by this site plan contains two tributary streams. On-site topography
slopes significantly from the high poirit of this section of the plan down to the
stream v~leys. The strtim’ valleys are moderately steep.

Discussion of Environmental Findings

Special Protection Area Guidelines

The Board has adopted ~idelines for Park and Planning Department
review of projects within SPA?S. These guidelines focus on expanding wetland
buffers, expanding &d accelerating forest conservation opportunities, and
limiting site imperviousness levels. They have been addressed by the site plan
in the following manner:

BUFFERS - Stream buffers per the Environmental Guidelines and
priority forest conservation areas have been protected with the exception
of unavoidable intrusions to tie out grading from a few lots md on the
park-school site. The intrusions occur in unforested areas and have
been minimized. Mitigation for the impacts will be provided by 2:1
reforestation.
FO~TATION - All unforested stream buffers will be reforested using
larger stock to minimize the time to canopy closure. A 5-year
mainten~~ce program is reTJired to better ensure s.~rvival C! the
planting.
IMPERVIOUSNESS - Imperviousness within the town center far exceeds
the level which is desirable in the headwaiters of a sensitive watershed
such as Littie Seneca Creek. Maximum effort has been made to reduce
the amount of imperviousness given the proposed development pattern.
Hope for reducing the impact of the excessive impervious surfaces lies in
providing extraordinary storrnwater management facilities and BMP’s for
dl runoff from these surfaces.
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Water Oualitv Plan

The final Water Quality Plan for the town center addresses the
Performance goals established during pre-application review, ouflines the
strategies that will be employed to meet these goals, and includes a detaded
plan for water quality monitoring of the stress before, during and after
construction. The performance gods include: protection and enhancement of
stream channels and associated aquatic habitat; minimization of stormflow
runoff increases; minimization of increases to ambient temperature and
sediment loading within streams; maintenance of stream base flow, and
protection of springs, seeps and wetlands. The strategies employed to meet
these goals include: retention md replanting of forest in stream vrdleys;
stringent and redundant sediment control measures; linked stormwater
management quantity and quality facilities which provide redundant controls;
and BMPs including sand filters, bioretention, cle% water recharge, and cool
water infiltration and recharge.’

Staff concurs with MCDPS that the proposed find Water Quality Plan
meets the SPA requirements for development and grading within the site and
for portions of the perimeter. arterial roads. We recommend condition
approval of the plan.

S~rea_m. hl.]ffers per the Environmentrd Guidelines have been protected,

with the exception of unavoidable minor intrusions’ to tie out grades from a few
of the houses and on the park-school site. These intmsions have been
minimized and mitigation for the impacts is required. None of the impacted
stream buffer areas are currentfy forested, but au wi~ be reforested.

Adeauacv of Stormwater Management

Stormwater management is provided by several on-site water quantity
and quafity facilities which have been required as part of the review and

approval of the SPA Water Quality Plan. Water quality control will be provided
by an extensive series of Best Management Practices (BMP’s) including; sand
falters, bioretention, cIean water recharge; and grass swales. These facilities
are linked together witi the quantity control facilities which consist of two dry
ponds. A portion of Phase II also drains to the wet pond that was approved in
the Phase I site plan. The linked stormwater management facilities provide
extraordinary and redundant stormwater management controls.

Noise Mitigation

Significant noise impact affecting exposed rear yards of houses along A-
305 have been mitigated to the extent feasible by noise fencing. Interior noise
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levels within all of the units afong this roadway will be addressed by
appropriate building design and construction.

Forest Conservation

The Site Plan meets. all applicable requirements of Chapter 22A regarding
forest conservation. Requirements for this phase of the development include
preservation of existing forest within and adjacent to the greenway, and
reforestation of the unforested stream buffer areas on the entire site. The
forest conservation areas will be protected either by park dedication or
Category I conservation easement. In addition to the reforestation required by
the law, reforestation is required to mitigate for encroachments into the stream
buffers with grading as mentioned above. This reforestation will be provided at
a rate of two times the areas of encroachment.

Conforrnmce to the Clarksburg Master Pl~

The master plan objectives for development within the Littfe Seneca
Creek watershed include continuously forested buffers, protection and
enhancement of wetiand systems, water quality monitoring, environmenta~y
sensitive design and construction of development and infrastruc~, and
maintenance of the environmental quafities of headwaiters. The site plan
attempts to address these by providing enhanced reforestation in stream
vrdleys” and complying with the rigorous stormwater management and water
quality standards of the SPA.
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DEPARTWNT OF PE~~G SERWCES
Dou& M. DUnCSO
COun@ EromItim

KoberrC,Hubbard
D{rtior

MEMORANDUM

May 2,2002

TO: Wynn Witthrurs
Development Review Division - MNCPPC

~OM: Sarah R. Navid ~

7

4
Right-of-Way Permittin and Plan Review Section

S~E~ Site Plan Review #8-8-02014 - ClarksbLlrgTown Center Phase U

We have reviewed the subject site plan tind h~ve the followil~gcomments:

. Clarksbure Road - the applicnnt will be raponsible for the roadwayimprovements
for one hulf of the 80’ arterial light-of-way from OverlookParkDrivetoA-305
,“:-J---- D-. A\:- +ha.a..e,:am..A:.. a”, ,* ,L” .;,s ~,”” ,:-:+” ~a --ma..,;,,‘h.\~,=U,*,U,,.J.UU-J... ~..””-.-.. ”.s. ““, ”.-... .- .,.- . . . . y.,,,, ..,,.. w. ... ” IV.” ..,., “-

designed per Standti No. MC-213.04, which includes a 12’ wide Lravellane, a 12’
wide shoulder (4’ paved), a ditch, street trees and a bike path along the south side of
the road. The bike path will nmi to be loca[ed outside (he rigllt+f-way. We will
work with MNCPPC and DPWT on the final design detnils of a possible variable
Hlignment for the bike patl] along the park and school properly. Additionally, left turn
ltinw (150’ minimum Je(lgth) will be !tquikd westbound at Overlook Park Drive and
eastbound at A-305. These two interaectiona will be closed section where the
additional lanes are addd,

● Piedmont Road (A-305) - the applicant will be responsible for the full roadway
improvements within the 80’ ancrid right-of-way from ClarksburgRosrt to
StringtownRoad per StandwdNo. MC-213.04. Modification for auxili~ lanes ss
needed at the intersectionswill be indicated by DPS at psmit review. The Mkepath
adjacent to the site will need 10be located in a PR3. No sidewalk is ~uired on the
eust side of Piedmont Road.

[~)
25S ROcWttePh. 2nd Floor ● RmMle, mad 20850.41W



Has 03 02 10:4Ga modps well and septic 2407776314
. .
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Page2- Wynrt Witthans - ClerksburgTown ~nter Phme ~ - May 2,2002

●

●

●

✎

BlockN- thestwt blockadjacenttoLots3942 mustbeprivatesince its only egress
is via an alley on the north. We reeommend that a-r be granted to allow U
familv houses on a ~rivatcstint. Ttre loop road around the central square should k
shown m one-way counterclockwise. A horizontal ctrwature waiver is needed for the
curveonthesouthw~tcomer of the square.

Block M- the loop road around the square will need a horizontal curvature waiver.
However,the radius on the cuwe on (he east comer still needs to be increa~d.’ The
loop mad nround the squ~re should be shown to operate one-way counterclockwise.

Grarrevine Rid~e Road will operateone-way northbound; this should be shown on the
plan, The chokers at either end of Grapevine Ridge Road south of Clarksburg Squale
Road should bc climinrded.

Curb ramps at intersections must meet MCDPWT and ADA dimensions; lMs may
require some additional right-of-way(truncation) at some intersections. The attached
drawing shows that where truncations are not provided on tertiary strmts, the required
space to install the six foot long ramp, a five foot level sidewetk area and one foot of
clearance to the property line is not available.

We apprwiate the opportuniV to commenton this plan.

srnklsrksburgphase2.doc

cc: TracyGraves
bs Powell
Greghk

p..4
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.’~;;[E~MARy LAND -NAil ONAL CAPITAL PARK AND PLANNING COMMISSION

: up
S787Georgia Avenue. ~lver Spring. Ma~land 2091 ~3760

Fj/—:

Date of mailing: .Hazch 26, 1996

MONTGO~RY CO- P_l~ BO~
WIS= OPINIW

Preliminary Plan No. : #1-95042
Name of Plan: Clarksburg Town Center

fict ioq: Approval, stiject to conditions. (Motion by Comissionex
Aron; seconded by Commissioner Holmes; with a vote of 5 to O,
Commissioners -on, Holmes, Hussmann, ‘Baptiste and Rich&dson
voting in favor of the motion).

INTRODUCTION

On September 28, 1995, the Montgomery C“ountyPlanning Board
(“’iBoardIt)held a public hearing to consider Preliminary Plan ,1-
95042, an application for subdivision approval in the M-2 zone.
The proposed uses include residential, retail and commercial
development. The Applicants, Piedmont & Clarksburg Associates,
proposed to create 834 lots on 267.50 acres of land.

At the hearing, the Board heard testimony and received
evidence submitted in the record on the application. Based upon
the testimony and evidence presented, the Board finds Preliminary
Plan 1-95042 to be in accordance with the purposes and
re~iremencs of the “SubdivisionRegulations (~apter 50,
Montgomery County Code, as.amended) and approves Preliminary Plan
1-95042, subject to the conditions listed at the end of this
opinion. ,

BACKGRO~’ ,.,... .

The property is located northeast of Maryland
between Clarksburg Road and Stringtom. Road (A-260
Plan). Piedmont Road crosses throuuh the northern

Route 355
on the Master
portion of the

property. The Applicant proposes Construction of 1,300 dweliing
units; i~CiUdi~~ townhomes, multi-family and single-family
residences. me proposal also includes 150,000 s~are feet of
retail space and 100,000 s~are feet of office/development space.

The underlying ’development authority, Pr’o~.eqt.Plan No. 9-
94.00,4,,was approved by the Pl~ing Board oy::Mayxl, 199!5,after
two prior PlaMing Board meetings (held..~~’April @ and 20, 1995):,;
The record for Preliminary Plan 1-95042 specifically includes the
records from those prior hearings.

i
w: ...
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pIS~SS?ON AND FI mINGS

: The Plaming, Department staff evaluated the transportation
effects:of the subject application as re~ired by the Subdivision
Regulations and as recommended in the Master Plan. First, the”
Board must determine that Public facilities, including roads,
will be ade~ate to support and semice the area of the proposed
subdivision. Staff evaluated the impact.of the proposed
development on nearby roada and intersections in accordance with
the Local Area Transportation Review Guidelines. Necessary local
area transportation review improvements for this project are
identified in condition #2for Project Plan No. 9-94004.,.

. . The second level of transportation review was based on the :
Master Plan recommendation that development districts, or
alternative financing mechanisms, be implemented prior to new
development, to ensure that road infrastmcture be provided to
support r’ecomended Master Plan development. me Clarksburg
Master Plan specifically addressed the County’s fiscal concerns
that the timing and .se~ence of development in the area should be
responsive to the fact that capital improvements funding rewired

~~u~~~~~%ncludingg ovemments ourcesa ndprivatede velopment.
new growth will have to come from a variety.of’

As part of the Project Plan discussion, the Board re~ested staff
to conduct an analysis of the Mas~.er Pl+ road network, determine
the amount of road infrastructure rewired, evaluate how the
roads would be”built, and recomend when they should be built.

The Master”Plan anticipated a funding shortfall for the
construction of schools, local roads a.nd.other,comunity
facilities recomended’iti the Master Plan to serve the e~ected
new growth. In response to this, the Master.Plan recommended
that development in Clarksburg. shouldoccur in stages conditioned
upon the ability of private developers to fund a significant
portion of the infrastructure improvements or the availability of
other new sources of revenues. The Planning Board expressed a
desire to address the Master Plan’s stated need to comprehensive-
ly allocate among developers a responsibility to conatmct
portions. of road infrastructure in a fair and eqitsble manner.

To ensure that the Applicant fund its share of road
infrastmcture, ‘aa,best can be determined at this time, sc?gf:,;
.@E~@~~:nde,d that’t heApplicant ,i~,rove Stringto~ Road (X~~60~,
toCayFCy standards as a two lane’ ro’a~’”wi<~~~n’tihe Mas’~e”k PI*
tii~rnent, No. 2. as of:Au~st 25, 1995; Staffda assessment was
based on, the 1993 Fiscal Impact Analyais prepared by the
Montgomery County Office of Planning I@letintation (OPI), as
part of the Clarksburg Master Plan’review. The OPI study
projected a funding gap of approximately $89 million for rewired
infrastructure. The Study also projected approxi~tely $37
million in revenues to be generated ‘by the Construction ~cise
T= (CET). Since the CET has been repealed, this loss of
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:-. anticipated revenue must be added to the capital ‘gap, with
total estimated funding 9aP Of aPProxlmstely $126 million.

a
Staff

thus estimated the Applicant’s share of this infrastructure to
approximately 10 percent, or $12.5 million, with no “County or
state input. The Plaming Board concluded that the. Stringtown
Road improvement, which will be the responsibility of the
applicant, represents the current best estimate of the Town
Center’s share of the Master Plan road infrastncture (as more
particularly identified in revised traffic staff, memo of
09/26/95.)

Staff noted that if the Council adopts an impact t= or

be

other alternative road infrastructure funding mechanism, then the .
Applicant’s contribution (inthe form of improvements to
Stringtown Road) will be assessed and, if found la~king, will be
augmented by additional tax re~irements. The Board .determined
that the infrastructure schemes proposed bythe Master Plan are
legislative in nature, will be implemented by the Council, and
mayor may not grandfather .development predating any such
legislation. fie Board concluded that to anticipate the
Council’s actions would be presumptive, and premature.

MWOT has re&ested that the hiker/biker trail shown in the
Clarksburg Master Plan along Stringto~ Road (A-260) be
constructed along P-5 from Frederick Road (~ 355) to Piedmont
Road (A-305), in lieu of the Master Plan”Alignment.’ me de-
veloper has agreed to construct the hikerlbiker trail along P-5.

Applicant also will be rewired to’dedicate “approximately 8
acres of land for a future school site, to be used in the interim
as public parkland. At the time the school is developed, if
ever, the parkland adjoining the school site will be jointly used
as school ,athletic facilities and public partiand under an
easement ‘agreementbetween The Maryland-National Capital Park -d
Planning Comission and Montgomew County Public Schools (MCPS).
MCPS staff asked that the entire future school site (10-12 acres)
be ‘dedicatedto MCPS at this time. Under normal circumstances
this would be the usual procedure”. In this instance, however,

‘staff recommended and the Board agreed that within the Clarksburg
Town Center, a pla~ed,park/school sitq provides ‘a more effiCient
use of land than separate facilities. In addition, if the land
ultimately is not needed as a school site, then the land should
,beretained as public parkland. The.Board determined that t~s
joint use, with the recreational facilities remaining uder The
Maryland-National Capital Park and Pla~ing Cotission otiership,
would afford the most ‘efficientp@lic use of the land;;

,.
Therefore, with all of the evidence heard and all testimony

taken, The Planning Board, approved the plan, including (1)
wa%~er of the distance between intersections re~iremen.ts as<:
contained in Section 50-26 of the Subdivision Regulatloas and (2)
apprO~a’1of closed street sections subject to M~OT.appro,vaB.
The approval is subject to the following conditions:
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1. Agreement with Planning Board to.limit development to a
m=imum of 1300 dwelling units, 150,000 s~are feet of
retail uses and 100,000 sware feet Of comercial office
uses, subject to’ the following re~irements:

.

(a) Agreement with the Plaming Board to provide the
necessary roadway improvements”as identified in the
phasing section of the revised Transportation
P1-ing Division Memor=dum dated 09/26/95.

(b] The recordatlon of the,subdivision platsfor the
Clarksburg Town Center project ‘shallbe,phased over a
nine year period. Plats may be recorded.in three
separate phases with each phase being completed within
a thirty-six month period.. Applicant to record plats
for at least 200 residential units during Phase 1.
Applicant must submit a plat recordation schedule for
Phases 2 and 3 for PlaMing Board approval as part of
the Phase 1 SX.@...,F~~&~T.T

2. Compliance with Environmental.Planning Division .approval
regarding the re~ir.ements of the forest conse~ation
leqis~. Applicant must.meet all conditions prior to
recording of plat or M~EP issuance of sediment and erosion “’
control permit, as appropriate. .

3. The commercial area’s sto~ater management forebay, sa,nd
filter #6 and associated grading that camot be forested
must be located outside of the rewired stream buffer; The
S~ facilities should be designed to promote aesthetics and
effectiveness.

4. .Aqricult’uralareas within the environmental buffer will be
t;ken out.of production,and
cover no later than Spring,

5. Dedication of the following
provided as follows:

(a) Clark&burg Road (~ RT
way.

stabilizedwith a suitable grass
1996.

roads as shown on plan must be

121) for ultimat”e80’ right-of-

(b) Piedmont Road (Master Plan A-305) for ultimate 80’
right-of-way.

,.
(’c) Stringtown Road (Master Plan A-260) for ultimate 120’

right-of-way.

6. Dedication of the proposed park/school, as shown on the “’
Applicant’s revised preliminary plan drawing, ie to be made
to M-NCPPC. In order to facilitate the i~lementation of
the cotiined park/school facilities, the following
provisions apply:,
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(a)

(b)

c).

M-NCPPC and the Applicant will
snecifvinq that a~-exchanqe of..-

enter into ~~~~.~:~:g$e:$~<~
1and; ldentlf~ed as

areas “B1” and “B2U on the park/school “concept drawing
set out on circle Page 49 of the staff report, will
occur prior to the execution of the Site Pla
Enforce~

Dedication of the approximately 8 acre area.,identified”
as area “A” on the same park/school concept drawing.
identified above, will occur either ac the time p.f
recordation,of the plats for the adjacent phase;of t

r
project or’;atsuch time as f~ds for construction of’
the future elementary school are added to the.Count
CIP, ,whichever occurs first.

The Applicant will provide site grading; infield
preparation and seeding of the.replacement athletic
fields on the approximately 8’acres of dedicated land
~ta time.whictiinsures that there will be no

D continued use of the exlstlng
‘athletic fiel~ prior to completion of the replacement
at—hleticfields.

(i)

(ii)

In the event that dedication occurs when. funds for
the proposed school are shown in the CIP+
Applicant will complete work on the replacemen~
fields prior to the construction of the proposed
=1..

In the event that dedication occurs prior to
funding’:forthe school being shown in the CIP,
t~ Construction of Street “F-, as shown on
the revised prelimina~ plan, Applicant wil~
Commence work on replacement of the
field. I
-ermine:
on site to construct both replacement fields, then
,Applicant will also rough grade and seed tk

7. In accordance wiEh Condition #6 hove, A~licant to enter
,into an ~ement with the Planning Board’to provide fofl
~e gtiading, infield preparation and seeding of the “’
replacement athletic fields in accordance with Parks ‘:

.’. .,
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8.

q.

‘lo.

11.

12.

13.

14.

15.

16.

the’replacement
Condition #6.

Record plats to

t’.,..,

athletic fields must occur as specified in
,.

reflect delineation of conservation
easemen~s over the areas of the 100 year floodplain, stream
valley buffer, wetland buffe,r and tree presemation andlor
reforestation and greenway dedications.

NO clearing, grading, or recording of plats prior to site
plan approval.

Final ?utier and location of units to be determined at site
plan. ,,

Access and improvements as rewired to be approvedby MWOT
and MDSW.

Conditions of MCDEP stormw?ter management approval dated
07/28/95.

Final number of MPDU’S to be determined at site plan
dependent on condition #10 above.

.
Preliminary P~an 1-95042 is eqressly tied to and
interdependent upon the continued validity of Project Plti
No. .9-94004. Each teq, condition, and retirement set
forth in the Preliminary Plan and Project Plan are
determined by the Planning Board to be’essential components
of the approved plans and are, therefore, not automatically
severable. Should any term, condition, or re~irement
associated with the approved plans be invaildatea, Cn- ~fie.
entirety of the approved plan must be remanded to the
Planning Board for further consideration... .’At that time, the
Board shall determine if all applicable ie~irements under
State and County law will be met in the *sence of such
term, condition and re~irement, and if some alternative,
lawful conditions or plan revisions related to the severed
term, condition, or re~irement are then re~ired.

Other necessa~ eaaements. .

The following phasing reqirements’.are conditioned upon
issuance of building permits for the subje”ct prelimina~
plan:

(a) The firet 44 dwelling units without any off-site ‘road
improvements.

(b) After the 44th building Permit, the developer must
start ‘reconstruction of the southbound right turn l=e
along ~~ 355 at MD 121 to provide a ‘free flowing”
movement.

Page. 6 of 7
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(c)

(d)

(e)

17, This

After the 400th building permit, the developer has two
options:

1) con~tmction of A-260 from ~ 355 to the southern
access road of the comercial site (commercial
access road between A-260 and P-5) and
constructionof p-5 across the stream valley into
the residential .area north of stream valley.

2) Construction of A-260 from ~ 355 to the northern
access road of th,e residential development and
construction of a northbound. right-tu.~ lane along
~ 355.~0 spnuld be included in this phase. .“.

.jthedeveloper must
section of A-260 to A-

305, and intersection improvements at ~ 355 and ~ 121
to construct eastbound .&westbound left-turn lanes
along ~ 121.

Construction of A-305 from A-260 to ~ 121 must begin
when the developer starts building any of the
residential units on blocks 11, 12, 13, and the
northern half of block 10.

preliminary plan will remain valid until.March 26,
2005.- 19 years ;nd 1 month from the date of mailing which is
February 26, 1996). The recordation of plats shall occur in
accordance with the phasing identified in Condition l(b) of
this opinion, and as further stipulated in- PIa-g
Board’s a r~ Prior to
the expiration of the valid~ty per~od for each phase, a
final record plat for all property delineated in a
particular ph=se must be
extension must be filed.
plan must be recorded by
extension must be filed.

recorded-or a re~est for an ‘“”’
The first phase of the preliminary

March 26, 1999 or a re~est for an

91 \Opinima . \el**w..p
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- THE MARYLAND-?(ATlONAL ;APITAL PARK AND PLANNING COMMISSION

FP

8787 G~ia Awn.e ● 5tiver Spting. Mayland 20910.3760

wd~

RMX-2 @ne
1300 Residential UtiX, 150,000 Sq=e Fees of Retail, and 100,W Sqwe Feet “of Offiee
SE Quadrant Fdti,:k R@Srrin~own -d
Clarhburg
Date Mtilti. JUW 11, 19$5 ,,

Action: On May 11.1995, motiofi u= de by Commissioner Aron, ~ondd by
Commissioner Hol~, witi a VOEof 3-1, Commissioned Aron, Helm=, and Hussmarrm
voting for the modoi:. Commissio~ ~te oppod IOshemotion, and Commissiorier
Mchzdson absemc

On D=mber 6, l-, the ~~+~ To-m Cen!er Veno~re ~i~mcnt ~zd P.s:eeis.~
L.P. and CIarbbuK hd ~i~ L. P.) submitted a complete projeet plan appfieation
seeking to develq p~u~t to the wrionaf method of development in the WX-2 Zone. me
npplibhon incluti : range of hoti~g oppomnities, retil shops, a gr~ry store,
restaurants, perti servi~, and offi~.

On April 6, Apfi ~C. and May 11. !995, ~j~t Plan W-94004 was brought before the
Montgomery Com~ Planning ~ for a pubIic h--rig pursuant to Chapter 59 of the
Montgomery Cou~ Code. At tie public tings, the Montgomery Coun~ PIMnisrg -d
ha t~timony a+ ~ivd evid== subsrdtted in tie ~rd on the appfi=tion. W on
the od @timony, utirrerr ,fijdenee subW for, me mrd, and the staff report, the
following &nditiems and firr&gs a% he+ adopd.

1ssvoting against she motion, @rn*lo,Kmpti* was mnwmed a~ut approving tftiyj
projwt. plan before b water qtily regtions, tie sewer authotition; md the crmtiort~of
a development dtic ta fund future roads were eomplm. me other Commissioners were
aware of th~ im~ but Wq detined tit these issu= were addwsed at a concept levef
for the projeet ph. The retining. more ~ific issu= could be addressed prior to
approval of the pmtitin~ *.
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CONDmONS

The Planning kd approves Project Plan No. 9-94004subjectto tie fo~owing conditions: ‘\,

1. Development Ce~ t

me projmt plan for the Clarkburg Towrs Center is fi~ted to 1300 dw~g u~ts,
150,~ squm feet of reti spare, srrd 100,000 square feet of office space to be
constricted in three basic ph- as shown in tie project plan. The foIlowirrg is tfre
s~ging plti for traffic improvement: “

a., Singe 1-950 Units:
b, Shge 2-155 Units
c. Stage 3-195 Units

-90,000 Square Feet of ReraiI
d. Stage 4- @,000 Square Fmt of Retail

-75,000 Square Feet of Office
e. Stage 5- 25,W Square Feet of Office

me public building mess fi.e., elemen~ school, park buildings, and Ebrary) w not
includd in the dculations.

2. Tmrrspotition hprovements
.,

The foIlowing road improvemerr~, at -ch stage of development, are needed to
provide enough mpacity ‘to -e the ,proposed development

a. Stage 1- Reconstruction of the wuthbound right turn lane along MD 355 at
‘MD 121 to provide a “free flowing” movement.

‘b. Stage 2- Constict assatbound left turn lane along ~ 121 at MD 355.
- Construct a westbound left turn lane along MD i21 at MD 355.

c. Stage 4- Conswct a northbound right turn lane along MD 355 at Stigtown
Road.

d-. Stage 5- Restrip eastbound Comus Road to provide exclusive left turn lane
at MD 355.

e. A-2@ (Stringtown Road) must be dedieatd to a nghtmf-way of 120 feet. At
the preliminary plm, if determiner-that the property is not part of a
pticipation agreement witi MCDOT and other ‘prope@ owners, the dety
improvernersts deseribd in paragraph 4., will be made to Strirrgtown Road.

.. . . .
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3.

4.

f. Pardcipate in the Gateway 1-270office Park roadimprovementsas described
below urdess detetiined = not appropriate at tie prefiminq plan, At such
time as the developr of the .Gateway 270 Office Park comm’en~ instruction
of its rquircd improvements between 1-270 northbound off-ramp ~d the
en~ce to Gateway 270 Offi@. Ptik ~mspotition Planning Division
memomdum dated September 25, 1989, Pmgraph 1.b. and2.), the appbcant
shd participak in such improvements provided:

1. Appficant has not completed its Stage 3 traffic improvements for the
proj=t.

2. Gateway 1-270 preliminary plan h~ not expiti.

3. Appli~t’s participation shd be limited to its pro mm share of tific
through rfsis link in relation to the traffic to be generated by Gateway
1-270 OfficePark approvals plus any other approvrd devdopment”
projects that place @fit throughthis link.

Dedication and Constmction of A-305 Md-C-ounty Highway)

A-305 ~]d:County Highway) mustbe dcdi=td to a nghtaf-way of 80 feet’and
consmctcd as a two Ime, open section arterial. to replace Pidmont Road unlm tie
scow of improvements are rcdu~ at preliminary plan. ‘Alongthat portion of A-305
near Stringtown Road, the rquired ddication shafl be 40 feet from the current writer
line of Piedmont Road (afong Hennigasr, Purdum et d) which wiU aflow for
construction of A-305 to Stingtown, Road at its current Imtion. If the right~f-wav.
is not avai!ab~t for that prtion ofth e property along WIS

‘~tion, the appficant shal dedi~te the full 80 fwt afong this pordon of A-305.
ConsWction will not be neces~ until consmction of single family detached units
witi~n the existing right-of-way for P]dmont Road has started.

Dedication and Construction of A~260 (Strh#6wn Road)

If a participation agreement is determined nwessary at preliminary plm, but does not
HUr before the rrwessary across pints to the commercial sra or part of the
residenti~ aru from A-2~ are rs~ti, then the following improvements to existing
Stringtown Road must be completed to increase safety as rquiti by MCD~. For
dety purpo~, the improvements at public SW*SSA ad H include 25@300 feet of
bypass travel lines at each access point. ~e:right-of-way for A-260 (Stringtown
Road) @l & l-ted outside of the Historic Distict with a transitionto the tend
I@e of the existing roadway north of the crossing of fitde Senm Cr~k. .

.,

. .
.

3
:.. .



. .,.’ .“ ,., . ? t

.,. ,

!. 5. Environmental bprovements Wfom Approvalof the Pre_w Pbn

Submit for review before me Planning Mard hting on the preliminary plan the
foflowirtg:

a. Conwpt plti for the proposed SW facilities ‘and roads .nm or irt str~
buffer, and associated gmdmg, with kdieatidn of where - plan~g is
pertniw.

b. A staging plan for SW with the extent of each-pro~sed phase of
devdopment md the order in which they d be built. ~s shd be subrrritted
ss @ of the first site plan, ad shouldrover theentire sire.

c. A prefirninary for- conservation plq addressing priority for planting” in the
UtUe Seoa watershd. As site plans for each portion of the site that abut
afforcstation weas are submitted, detailed affortitstion phs for that seetion
wiU be provided. WIrhirr =ch SS= of development, plmtirsg shd occur as
early as pmcticable ‘given lmd development activity coistrairrh h aceordarrce
with logid staging concepts. Forestationrequirementswill be satisfied fist
in Uttie Serrm basin on-site, then in the titUe &rrnett basin on-site, ti.en in
stra bu~fer sr~ in ‘LhUeSeneea off-site if the land is made available, ti
if a good faith effort to arrange such land availability fails, then elsewhere on
the site.

d. Applicant sh~ meet atl requirements for prefimirr~ water qtity “pl~
submission md approval, per Chapter 19, Article V - “Water Qtity Hew
in Speeid Protection Areas- @roposd monitoring plan may be submitted as
p= of the review of the site plan). tition of units, roads, md other layo~
concerns will be subject to the find water qufllty regulations.

6. Environmental hprovemerrts

a. Minimti disturbanw in the strw bu ad crostigs,
unavoidable uWItia, SW l~rions adjo]n e. town mrrter reti ~’ and
gree~ surface pathways, and memorial elemenk.

b. As part of tie preliminary plan, provide an ti~ within the applimt’s
stormwater marr~gernent facilities fo} stormwater management for the xhd
.~ite .

,4 . . .
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me propsed layout of the partischwl’site is genedy amptable. At the ~~~
pretimirr~ plarsfitie find concept plats ars@related terms and @nditions WWbe
findti. in cmrdination with the Parks Deptiment and Montgomery County Pubfic
Schwls.

8. HMoric Pr&*ation

hcorpomre the following items into the project plan before review of tie site plan for
this ~

a. Minimise the width of both the nght+f-way ~d pawing (50 f=t of ROW’~d
24-26 feet of paving? subjwt to approval

Y
MCDO~ for R@gmve.Pla& :,:

~tirr Str~t) l~t~ within the Historic D stict.

b. Provide a~s -merits, if a li=ble, to future pubfic scwm”kt the
+“intersectionsofA-260(Sting~own oad) and Redgrave Place ~tin Sweet) “

witi MD 355 (OId Frtierick Road).

“c. Provide a smatl open space along the northern age of the grenway next to
Rdgrave Plau ~ain Street) with an interpretive memorisd element for tie
family of John Clwk fiat incorpomtes the. existing grave markers.

d. Ifi~~e ROW is available, construct Main Str=t to MD 353 within the Historic
--- .- .- __,-< -- -~ 0---- qf

HiSti-lCi pI I,uI;.:~ CUIIIp ICUUIt vi JWEG 4: A . _.._L .:-e ...he_ ●h- 1--A :- __Aan, auk,, U,,,* “,,&,, “,- .-,” .= ,,,-.

for relmting;~ existing house
U]strrct, and ]f the applicmt ~d pio’~rty owner agr~,

m~e available the identified ouflot to be mergd with a portion of @e adja~t
p~cel so w to cr=te another 101$

9. ‘Compatibility with fiistirrg Church and Adjacent R~idenc~ Wthh the. WMoric
DMrict

hcrcase.tie ~tback of the propo~ public street Iwted next to the church within ‘tie
Historic District to 30 f=q~d provide scr~rring$or the existing cemetery. :yR~l&@!:?
tietot lof~%Way’fromtie existing churc~~.and maintain the area as @fi(~& b “
provide a @&fltid:tinkage to the chu~h; ~e:si~ .of lots ~d X@Wksj}of the”
proposed developrneit must match, a~proximately, the development stiduds in the

R-ZOOfine for building setbacks and ong tie south~tcm boun
of the site witiin the Historic District. Ydsape pl~ to iq~~i,~~~.b’-’
@i~g’shuIc~. Provide * ~e~erit for’.a @estna conri&tiotito @ church for the
propod, adjacent street.
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10. Rev& the byout of St~ts
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bcoprate the fo~owing items into the site plansfor =ch stage of developmen~

a. Improvements to tie Town Square - Incr~ the size of theTOWOSqu~~y
uting a loop conceptas shownon the revised dmwirrgto reduce eon~cts
with atiwat tmffic id to improve ~~triars access. .“

b. R~locate A-2~ (Stringtown Road) in accordance with tie revised tignrnent
diagram to rduce the impact on adjacent rcsidenu,

~access srr=ts to A-2~ from the SS= of the etisting stngle ftiy detac ed
utits (5) on the north side ~ Stringtown Road to meet the design stidards for
arterial roads.

c. Eliminate the access to the proposed elementary school from h 121 and
provide aw~s from the Grecnway .Road.

d. , I Revise theaccessto A-305 ~ld-County Highway) to allow a direct
conn=tion from Burnt Hill Road to tie Grenway’ Road; ad improve the
acc&s to the single family detached units by ytilizing private driv= adjacent to
A-305.

The present street system shown in the project plan requires waivers of etisting
standards. The appliwt and staff have met with MCDOT to dIscuss the waive~.
W wtivers must rweive finat approvsd from MCDOT before ~pprovd of the site
plan.

11. Staging of Amenities

All amenities shown within =ch stage of development must be completi within that
stage of development. The concept design for the grecnway, the schoo~park, and
other large play fields, must be completed before approval, of tie first site plan:

@smction of the amenities within the gr~nway.must be finfli before the
completion of Stage 3.

12. Ufihp”fflg
,.

The following items must be incorpomtd into the site plans

a. .Sti&t ~, high qurdity street figh~, sidetik paving ~’, and .s@t~.
fi.mitox:as part of the design for the str~~~ of roam, the Town.Sq.~~\
and the. neighborhood squaresl

. . . .

6



... ... > . . .
>

.!

,.

b. hcrcased land=ping in tie commercial parting area.

c. kdscaping for the buffer - adjacentto d] ~risd roads;

‘d. Scr=ning for the existing homes witiln the Historic District,

e, hdwping for dl stormwater management areas.

13. Ma.mtersance

Maintenance of the privase recreation -i stormwater management facfiitik,
apph=ble open spawl:md other amenities on private land must be ,mtintained by an
appropriate horn

. .
~%fore appro~ the i]rst bu]ldmgpcmt,

submita maintenancedmtrmentthat“establishesm ovdl organimtion tiat
tenante of these facilities.

14. Additional Ace= to A-260 (Stfigtown Road) and A-27 (Clarhburg RoaO

Provide fgr an additiond mnnrc om Rcdgrave Place ~ain Street) to the
oundaryof the historicdistrsctso P rmit a future connectionto A-2d0 (Stringt~wn

Road). Conn&t tie private streetStra[lads to the, Town Square to A-27 (Clarkbu~
Road) witi approti from she Planning Mard and MCDOT provided this private
street remains pnva@.

As part of the rev iew &th~p*L*,&&Elmning.h.qL, ~Ruv&~_wAvg@.% The
first waiver aflows the us of C1OA section streets (curb and gutter) in -id promtron

..._,-----

areas instead of open =tion streets. Closed =rion streets were approved because the high
densi]y of the developmentand the mix of commercial”andresidentialusesare not
appropriate for the use of open section strwts. The project plan includesspecialstormwater
infiltration mwures for the sucets instmd of the use of open sectionstreets. me
Clarbburg Master Plan mticipad the U* of closed sation stree~ in tie town center area.

The =ond waiver concerns ths use of on-street parting. Wtivers to ubfiz some on-street
parting to redu~ the requirement for off-street parting were approved subiect to find
X by ~e PImting -d at @e site pIars hearings.

The Planning hard rdso approval a third waiver to reduce setback rdong the streeb and
boundary lines as permitted in the fining Ordinmce if.designated in a master plan. Tb-
redud setback wtil aflow buildings to be oriented to speets ~ encoumge the use of
sidewd~ ~d ,geneAly improve the pedestian environment. The Clarhburg Masti Ph
afso anticipated the rduction in setback to foster the creation of a @atriart oriented town.

.’
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1. Confo- titi tie Rqukments and btent of tie W-2 Zone

me PItig kd fids hat Proj=t Plan W-94W, as mnditioned, me~ ~ of the
pu~ses and requirements of tie M-2 fine. A summ~ foUows hat ampares tie
development s~dsrds shown witi *L development stidards rquired in tie ~-2 ~ne.

.,
,.

. .



ht k NA
NA

Minimum Gr&n ~ or Outside Amenity Ar~
a. Witiin Commercird Ar~ 15% @.19ac.)
b. Within Residentid ~ 50% @3.37 at.)
c. Within RDT ~ NA

Densi~ of Development Shown isr the M=kr Plan:
Retail -

: Offiw
c. Civic Use (not including

‘elemen~ school)
d. Residential

MPDu’s

M=imum Gross kmble
~on-Residentid) Floor Area

Setback
a. From One-Family hning

Commerciti Bldgs.
Residentid Bldgs.

b. From Any Street=
Commercird Bldgs.
Residentid Bldgs.

Building Heighti
Commercial

: Residentid

Parking .Spati
a. off-street
b. On-street

150,000 q. ft.
770,000 q. ft.
NA

1380 du (5-7 du/ac)

12.5%

m,m q. ft.
(0.5 FAR)

Im ft.
50 ft.

NA
NA

4 stories
4 stones

2910
NA

201.34 acres ~-2)
68.82 acra ~~

270. 16a- toti

28% (4.06 at.)
53% (99.47 se.)
Q5.72 Acres

150,W q. ft.
lM,000 q.fr.
24,~ w. ft.

1300 du (6.6 du/ac)

12.5%

250,~ w. ft.
(0.39 FAR)

300 ft. min
50 ft. min.

,0 ft. min.
10 ft. min.

4 stones (50 ft.)
4 stories (45 h.)

2910
5968*

Notes: * No minimum wtback is ~uired if in accordan= with m approved master
plarr.

** Off-str~t parking is necessary to provide str~t oriented buifdings. A waiver
from tie on-s-t parting requirements is n~ed *thii ~me of tie
townhouse and multi-family areas.
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fie setback of residential bufidmgs next to tie cl~~bu~g ~lstoric District must be mdlfied ..“’\

to have a rnitimu,m setback of 50 ,fcet.

2. COnfOrmSto the Ctarkbun Master Pfars and HyaMowss Special Stidy k

The Planning -d finds that Project Plm fi-94~, m ~nditioned, is in
conformance witi the Approved and A.dopti Clsrksburg M=ter Plan ad Hyattstown
S~ti Study Ar=. The hd use, c~culation, and urban design objectives dtihed
in the Mater Plan have been met by the Clarksburg .Town Centir. The mix of
dweltirrg units conforms to the guidelinm in the master plan= summti in the
foUowing ch~

Master Plan PropoA
Unit Types Guidelines. Density Range

a. Single farnity detached uti& 10-20% 130260 Units
b. Single family attached and

townhoum 30-50% 39&650 UNts
c. Multi-family units 25-45% 325-S8S Units

3. Compatibility with the Neighborhood

The Planning Wmd finds that me projmt pl~, as conditioned,, wdl be compatible
with the existing and ptentid development in the generai neighborhood b~rrse of its
lwtion, sire, intensity, staging, and opcmtiond chamctenstics.

4. WW Not Overburden -king or Proposed Pubhc Servic~

The Planning Ward finds that the proposal development, subj~t to ifi complimee of.

~Y !Wuirements imv~ by tie Prelimin~ Plan will not overburden existing pubhc
services nor those programmed for availability, concufientiy with &ch stage of
development. Since approvaf of the proj=t plan does not determine authoritition os
prevent other developments from proc~ing, the Planning Ward approv~ tie project
plan with the understanding that find autbori=tion is dependent on the finding that
CIarksburg Town Center til not preclude development of the Gerrrranmwsr TOWSS
Center.

5. E Nlore Efficient and D&hMe than tfre Starrrfarri l~etbod of Development

The Planning hard finds that the prrrp~ project, as wrrditioned, wi~ be ,mom
efficient. and d~irable than the standard method of development. ~Is optionsd
method project consists of a mix of uw which are recommend in the Master Pti~
These u= are not permitted under the standard methd of development.

. .

me amenities mrd facilities provided m part of the optional method of development
fosters the cr=tion of a msit ~d pedestrian oriented town suqounded by. open
spa&. The green way network of amenities provides a major open fatum. The town

10
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4uare, md tie neighbored wuar= provide amenitia titi tie endre
development. me s~tseape sys~m provides a comprehensive system k addition to
the timum dmign standards. me reer=tiomd facfities protide smti open play
arm for the ]~ neighborhood md large fields for tie entire planning area fiat
ex~ tie timum standards. me onentition of butidings to S- and the layout
of blmh provide a ped=trian orientation for the town writer.

6. hcludes Moderately-W&d Dwehg Uti&

me app~eation includw moderately-pnd dwelhg rmik.
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